Buying a house is a major decision that homebuyers will make because expenditure on homeownership has an influence on the homeowner's quality of life. The housing price also influence developers' revenues and profit margins. Developers produce houses to make profits, however, with the increase in housing prices, homeownership rate and developers' profit performance will be affected. This study examines the reasons why housing prices are increasing in spite of the government's 'cooling' measures. Through a cross-sectional survey questionnaire, comprising 24 causes and 115 members of the housing developers and designers teams, 13 influential factors to the increase in housing prices were found. Additionally, the participants were also inquired on the five most influential factors causing the increase in housing prices. The factors include the shortage of materials, quality of materials, strategic factors, housing location and availability of transportation system. The results of the study are useful to developers, homebuyers and policymakers towards reducing housing prices.
INTRODUCTION
The demand for housing in Malaysia will increase as there is a positive correlation between housing performance and occupants' productivity, safety, well-being and satisfaction. As Olanrewaju and Woon (2017) explained, if housing location and cost fulfill users satisfaction, the government and public sector would spend less on the provision of healthcare facilities, recreations, crime preventions and pollutions, while productivity and prosperity increase. The ability to own a house is seen as an investment in most part of the world. People spend more than 50% of their productive time in their house. Expenditures on housing is high and for those who buy or build their houses, the property represent the single most expensive investment they make and for those that rent, the rental is often their single highest monthly or annual expenditure. Housing serves as both capital and consumption goods. Housing construction contributes significantly to the GDP in most countries. However, because the demand and supply of the housing market is uncertain, the decisions of homebuyers and the developers have strong impacts on the housing supply.
Malaysia spent more than 30% of income to own or rent and operate their houses. In terms of index, the house prices have increased by 1.86 from 2009 to 2016 while that of the high rise is more severe with increase of 2.12 within the same period (NAPIC, 2017) . Therefore, there is a need to provide an answer to why housing prices are increasing in Malaysia. There are multiple reasons responsible for the increase in the housing prices. A part of the problems could be accountable to developers, contractors, government policies, and third-party agencies. In this study, the causes of the increase are examined from the supply side perspectives. Empirical research that specifically address itself to causes of increase in housing prices from the experience of the providers (i.e. developers, design team, construction team and government) is lacking. It is important to investigate housing prices from the experience of the housing providers because housing is conceptualised, designed, constructed and sometimes operated by them. The housing providers know the operation of the housing market, and how they relate to government, third-party agencies and the homebuyers.
CONCEPTUAL JUSTIFICATIONS
Housing is required to provide safety, security, protection, comfort, experience, satisfaction, and convenient to the home occupants. However, Malaysia is facing housing shortage problems, with a population of 31 million people (DOS, 2017) and 7.2 million housing stocks (DOS, 2014) . There are fewer than 250 housing units per 1000 population. In order to increase the housing stocks and homeowners, the government have introduced many measures including schemes, programmes, and policies. These measures include MyHome, Perumahan Rakyat 1Malaysia (PR1MA), Rumah Mesra Rakyat (RMR1M), Program Rumah Mampu Milik (RMM), Program Penyelenggaraan 1Malaysia (TP1M), MyDeposit Scheme, Housing Loan Scheme, People's Housing Programme, Rumah Transit or transit house programme and MyBeautiful New Home. Similarly, subsidies and tax reliefs have been provided to homebuyers, developers and contractors. The government has relaxed its regulation on the EPF (Employee Prudential Fund) to enable contributors to use part of the savings as down payment for their housing loans. Developers offer discounts and split payments to home buyers. The developers (i.e. REHDA) also offer 'bridging' loan to home buyers because of the reduction in loan approval rate. The bureaucracies on land allocations are easing and the government has exempted construction property from the GST (Goods and Services Tax) and the restriction on the employment of foreign labour on contractors has been lifted. Meanwhile the housing turnover, neighbourhood instability, unsold and overhangs and dissatisfactions are high and increasing (Olanrewaju & Woon, 2017) . The size of unsold property stood at 41% in 2015 and more than 22% of the housing property was overhang in 2015 (NAPIC, 2014 (NAPIC, -2015 . Table 1 contains the price indices for the last eight years, where it can be seen that housing prices are increasing.
While income has increased by approximately 101% since 1999, housing prices have increased by more than 200% within the same period (Table 2) . While the private final consumption stood at RM556.6 billion in 2015, housing operations constitute the largest part of the private consumptions (DOS, 2016) . The implication of this is that for Malaysians to have a decent home, they will have to cut down expenditure on food, health, social life, entertainments, and education. While the consumer index for all major items dropped from 3.2 in 2011 to 2.1 in 2015, that of housing and its operations increase from 1.8 to 2.5 within the same period. Thus, the policy question is what is the cause of the increase in the price of housing? The increase in housing is leaving many homeless and many are living in deplorable conditions. Although the increase in the housing prices can be examined from multiple stakeholders, this current study focused on the supply side including the contractors, developers, government agencies and the design teams. Increase in housing price would affect government policies, citizens' productivity and well-being. It would affect developers and contractors profit margins and revenues. Collectively academic literature suggests housing prices could increase because of many factors including, materials, location, interest rate, neighbourhood, social capital, lack of recreational facilities and transportation (Olanrewaju & Woon, 2017; Olanrewaju et al., 2016; Ying, Olanrewaju, & Tan, 2015; UN-HABITAT, 2011; Ong & Chang, 2013; Osman et al., 2017d) . Although many studies have been conducted on housing prices, empirical studies on the causes based on developers and contractors experience are nascent or inconclusive.
OUTLINE OF THE RESEARCH METHOD
The survey was conducted in two phases which were through hand delivery and online survey. The first phase was administered to the respondents that attended the ARCHIDEX (International Architecture, Interior Design & Building Exhibition 2016) in the Kuala Lumpur Convention Centre using convenience sampling. ARCHIDEX is held annually and attended mostly by architects and other stakeholders in the construction sectors (i.e. engineers, quantity surveyors, developers, contractors) in Malaysia and around the South East Asian countries. The ARCHIDEX 2016 was held on 20 July 2016 to 23 July 2016 and attended by more than 3,000 delegates and exhibitors. This survey was conducted on 23 rd (Saturday) July 2016. 96 completed survey forms were returned. The second phase was conducted through online Google survey form from November 2017 to December 2017. Respondents from the online survey were recommended to help forward the form to their colleagues that are competent to provide valid responses. By the cut-off date, which was four weeks after the online survey was first launched, 19 valid forms were returned. The factors leading to the increase in housing prices from literature (Olanrewaju & Woon, 2017; Olanrewaju et al., 2016; Ying et al., 2015; UN-HABITAT, 2011; Ong & Chang, 2013; Pillaiyan, 2015; Knight Frank, 2015) and the authors' experiences were included in the survey form.
RESULTS AND DISCUSSION

Respondents' profile
Altogether 115 valid survey forms were received and used for this study. 84% of the respondents have bachelor degree and postgraduate education. In terms of their job positions, 36% of the respondents were architects, 9% was chief executive officers, and 12% were directors and managers. In terms of professional background, the majority (60%) were architects followed by engineers (12.2%) and quantity surveyors (5.2%). Most of the respondents worked for private organisations and about 60% had more than 5 year working experience (Table 3) . Private firm implies (i.e. architectural, engineering, quantity surveying consulting firm) consultant companies. About 10% specifically worked for developers. 55% of the respondents were involved in affordable housing design and construction. Almost all the respondents had memberships in Board of Architect Malaysia, Board of Surveyor Malaysia or REHDA. 
Analysing the Major Causes of Increase in Housing Price
In order to test the measures of goodness of the factors causing the increase in housing prices, Cronbach's alpha reliability and validity tests were performed. The reliability and validity tests indicated that the factors were suitable for the aim of this research (Table 4) . To further confirm the strength of the data, Bartlett's test was conducted, the results showed a lack of multicollinearity among the factors and that the respondents were drawn from those with similar experiences (χ 2 (210) = 1423.511, p<0.001). The KMO is 0.720 and the R-matrix is 1.323E-006. The R-matrix indicated a lack of multicollinearity, hence adequacies of the data were justified. One sample t-test was computed to determine the hypothesis that each of the factors would lead to an increase in housing prices. For this reason, the null hypothesis was that the factor would not cause increased in housing price (H0: U=U0) and the research hypothesis was that the factors would cause an increase in housing price (Hr: U>U0). U0 was the population mean. The comparison standard mean or critical level off point was set at 1.5. Table 5 contains the results of the t-test, where it was found that (i.e. Pr>|t|) of each of the causes (Hr: U>U0) were significant. The small standard errors, being nearer to zero suggested that the measurements of the respondents with respect to the factors were representative. All the factors were statically significant. Therefore, all the factors were adequate and suitable to be included in the survey to achieve the aim of the research.
The profile of the respondents is not discussed further, and only 13 main factors leading to the increase in housing price are briefly discussed after general discussions of the results are provided. Considering the relationship between the mean and standard deviation, the results interpreted that more than 70% of the respondents measured the factors that would increase prices of houses. In fact, the percentage of the respondents that disagreed or strongly disagreed was 27.52%. Exactly 42.35% agreed and strongly agreed to the ratings. 32.13% slightly agreed. It is also obvious that 13 of the factors were the most influential for estimating housing prices. Location was considered as the factor that had the highest influence on the housing price according to the entire respondents. 88% of the respondents indicated that the housing location had the highest impact on housing price. This result was expected because the price of lands and the associated costs related to land were varied extensively. Lands in the cities were very expensive compared to lands outside the cities. Regulations on lands and construction in the cities were also very strict, especially for affordable housing. It was also not surprising that the respondents rated the size of the house as the second most influential factor for housing price. This was because costs of construction were actually determined by the size of the house. For instance, in Malaysia, housing was priced at RM1, 200/m 2 in Kuala Lumpur. It was interesting to discover that innovation and skills were considered as the next most influencing factor on housing prices. This was not expected, however, construction costs were significantly influenced by the level of technology employed by the developers and construction on site. For instance, consultants' fees, claims and delay can also be reduced by using software like BIM. The developer's profits were also rated as a major factor that would cause the price of a house to increase and reduce. This was interesting and the findingwas not surprising because previous research reported that the profit margin of Malaysian developers was very high at around 20% (Ying et al., 2015) . Strategic factor, marked by the proximity of the housing to schools, hospitals, place of works, and the market was also rated to be a major determinant of housing prices. This was expected because housings that were close to schools, markets, and workplaces were preferable to homebuyers, for strategic reasons including a reduction in the cost of transports because of accessibility, conformability and conveniences reasons.
Material cost constituted about 60% of housing construction prices. Therefore, shortage and the associated increase in the cost of materials would have the significant impact on the housing price. Hence, it was not surprising that shortage or availability of materials was rated as an important factor in the estimation of housing price. It was interesting that the respondents also indicated that the labour cost would increase housing price.
The housing industry was labour intensive and most of the sites operatives were from the neighbouring countries. With government regulations on foreign labour, some projects were already been impacted. Economic uncertainty and financial risks were also measured as an influential contribution to housing price.
The profit margins of developers and contractors depend on the economic situations in a country especially due to imported goods and materials. Developers tend to reduce their investment in order to reduce their exposure to financial risks. Construction business involved large investments and as a result the developers also depend on loan from the banks. During recession, most businesses including housing developers would reduce their activities to reduce loss.
As previously stated, prices of lands had the most influential impact on the housing price. Therefore, restriction on the use of the land would undoubtedly upset the cost of construction and ultimately the price of the completed housing. Quality of materials was also found to make dominant bearing on the prices of houses. This was not surprising because the quality of materials determined housing production costs like any other goods and services in the marketplaces. The type of land ownership was also recognized as major factor influencing the prices of houses. This finding was not very surprising because leaseholders would not only have to worry about the grant rent on the land, but the land would be reverted back to freeholder on the expiration of the tenure. The result was consistent with literature.
The respondents also indicated that climate change would affect housing price. This finding was not difficult to agree with as heavy rainfalls, floods, mudslides are gradually becoming part of homebuyers' checklist in Malaysia. Homebuyers are demanding for houses that would be résistance to impact of earthquakes, landslides, and mudslides especially those at the hill-sides (Olanrewaju, Tan, Tat, & Mine, 2017) . Without argument, interest rates had a significant impact on the cost of home production. Technically developers and contractors would transfer the amount they paid as interest to the homebuyers and this would, in turn, led to increase in the housing prices.
CONCLUSION AND RECOMMENDATIONS TO THE HOUSING PROVIDERS
Meeting the housing need has been the primary agenda of the government. However, achieving this aim has been significantly difficult. More than 90% of the households cannot afford houses in the current situation without some assistance. Many ongoing houses projects are abandoned and the rate of overhang and unsold properties are high. This study provides an insight into the determinants of housing prices. This study has found the 13 main causal factors for the increase in housing price. The practical implications of the findings reported is that the government need to lessen the regulations and control on lands in order to increase homeowners and also to reduce authorities' development charges. The developers also need to reduce their profit margin expectations through proper risk assessment and reduction. Future studies on similar topic should increase the sample size and examine the practical measures to reduce housing prices. Also, future research should investigate the relationships between the causes of increase in housing prices and the causal factors and examine the association among the factors. The ranking of the factors alone would not be able to provide structural advice to place managers, developers, urban planners and policymakers.
